COUNTY OF YORK

MEMORANDUM
DATE: October 3, 2000 (BOS Mtg. 10/17/00)
TO: Y ork County Board of Supervisors

FROM: Danid M. Stuck, County Adminidrator

SUBJECT: Application No. UP-555-00 (amended), Kenneth Dde Moore
(Clear Moore Condruction)

BACKGROUND

The Board remanded this gpplication to the Commisson for recongderation because the gpplicant
meade Sgnificant changesto the origind proposd resulting in anew Ste plan. The new Ste plan has been
revised condderably: the warehouse area has been reduced and the overdl desgn hes changed.
Consequently, saff has reeva uated the gpplicant’s proposd taking into account the revisions.

| SSUE

Application No. UP-555-00 requests a specid use permit pursuant to Section 24.1-306 (Category 14,
No. 6) to authorize the congruction of a mini-storage warehouse fadility on the south Sde of Hampton
Highway (Route 134) near its intersection with Big Bethd Road (Route 600). The parcd is further
identified as Assessor's Parcd No. 37-158.

DESCRIPTION

Propety Owner:  A. B. Southdl, .

Location: Hampton Highway (Route 134), goproximately 815 fet south of itsintersection
with Big Bethd Road (Route 600).

Areg 2.9 acres of a9.75 acre parent tract

Frontage: Approximatdy 400 feet on Hampton Highway (Route 134)

Utilities Public water and sawer

Topography: Hat

2015 Land Use Map Desgnation: Generd Busness

Zoning Classfication: GB — Generd Busness

Exiging Deve opment: None

Surrounding Devd opment:
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North: Hampton Highway; Snglefamily resdences beyond
Eas: Behd Manor housng complex

South:  Bdmont Apartments (under condtruction)

West: BigBethd Roed

Proposed Devdopment:  Mini-storage warehouse fecility

CONSIDERATIONSCONCLUS ONS

1. The gpplicant is requesting a specid use pamit to condruct a mini-sSorage warehouse fadlity on
goproximady 2.9 acres of an goproximatdy 9.75-acre parent tract dong Hampton Highway
(Route 134). A car washis currently under congtruction at the tract’ swest end that has an entrance
from Big Bethd Road. The Comprehensve Plan desgnates this area as Generd Busness and the
parcd is zoned GB — Generd Busness. The gpplicant proposes to congtruct gpproximeately 40,000
square feet of Sorage goace contained within 11 gtorage buildings and an office and manager's
resdence building.

2. The subject parcd is a 1,600-foot-long, 300-foot-wide parcd that runs dong Route 134 and
behind a sngle-family resdence and the Exxon daion & the intersection of Hampton Highway and
Big Bethd Road (Route 600). The goplicant’s ultimate plan isto subdivide the 9.75-acre parcd into
three portions, with a car wash on the portion adjacent to Big Bethd Road, the proposed mini-
dorage warehouse devedopment on the midde portion, and an undetermined commercd
devedlopment on the eastern piece. The property is within a Generd Business node that has been
desgnated a the intersaction of Hampton Highway and Big Bethd Road. The Comprehengve Plan
Is very spedific in its emphad's on promating nodd rather than srip commerdd deveopment dong
the Route 134 corridor:

“Additiond commercid deveopment in this arealis proposad to be concentrated around the Big
Bahd Road/Hampton Highway intersection. This type of nodd devdopment hes the
advantages of limiting the number of curb cuts and encouraging an economicdly effident
concentration of uses on commerdd dtes. Smdl and scattered individud parcels, in contragt,
hinder internd circulation, cause deteriordion of roadway capacity and can cregte a “drip’
commedd amogphere The preferred deve opment within this node indudes concentrations of
commerdd activity such astypicaly found in shopping centers and smdl office centers....”

This drategy for the Route 134 corridor dates back to the County’'s previous land use plans
adopted in 1991, 1983, and 1976. The 1991 Comprehensve Pan had essatidly the same
language and the 1983 Land Use Plan dates that “(g)s in the origind Plan, a Generd Commerdid
designation has been located a the intersection of Route 134 and Big Bethd Road. This nodd
desgnation is made in an effort to promote concentrated commercid deveopment aong Route 134
as opposd to the drip commerdd development characteridic of other mgor thoroughfares in the
County.” The 1976 Land Use Plan designates mogt of the Route 134 corridor for medium- and
high-dengity resdentid development, with opportunities for “convenience shopping activities’ a the
Big Bethd Road intersection in accordance with the sated gods of “regulaing strip commerad
adtivities’ and “regulding activities dong mgor aterids” More recantly, the Commisson and the
Board resffirmed this Sratiegy in its ddiberations on the Comprehensve Plan update, particularly the
sub-area destription and land use desgnaions as they rdae to this intersection and the area
surrounding it.
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3. According to the goplicant, this property was congdered for development by alarge grocery sore
chan severd years ago, but was ultimatdy rgected because of alack of acreage. If S0, dissecting
the parcd into three amdler ones to accommodate this proposd will further discourage other large
businesses from locating on the Ste, thereby creating smdl and scattered parcdls and promoting the
“drip” commerdd ectivity discouraged by the Comprehensve Plan While the parcd’s current
Sze and configuration may not be sufficient for a large grocery sore operation, it should be ale to
support asmdl shopping center or retall sore. Additiondly, the portion of the parcd dosest to Big
Bethd Road is located behind two smdler parcds, bath of which are zoned for Generd Busness
usss One of the two parcdsis vacant and a nonconforming resdentid house (which is currently for
e islocated on the other and it is unlikdy thet these two commercidly zoned parcds will remain
in their current gate for along period of time. Were these two parcels combined with the subject
parcd, one 360-foat-degp parcd with over 1,400 feat of frontage dong Hampton Highway would
be crested, which should be large enough to atract ahigh cdiber retal or office use

4. Mini-gorage warehouses do not generate a large amount of treffic; in fact, the traffic generated by
the proposad warehouses will mogt likely be less than what would be generated by any other
commerdd use A god of the Transportation dement of the Comprehensve Planis to “reduce
pesk-hour traffic congestion on mgor County arteries’. The Plan does nat, however, recommend
that this god be achieved a the expense of economic devdopment. The goplicant is proposng a
direct access to Hampton Highway to sarve the devdopment, and will ultimatdy require two
additiond access points.

5. Saff acknowledges that mini-storage fadilities provide a sarvice to nearby resdents but feds thet
ay request to esablish a mini-gorage fadlity dong Route 134, which is a greenbdt corridor,
should be accompanied by outdanding aesthetic and Ste trestments to protect and preserve the
aeshetic integrity of this corridor. All Sdes of the proposed deveopment will be vishle to some
extent from dther Big Bethd Road or Hampton Highway. The gpplicant has provided a narative
description of the aesthetic trestment of the proposed deved opment, induding details of the building
materids and colors The colors and maerias were chosen to complement the Bmont Apartment
complex (under congtruction) behind the subject parcd.

Anather gpplication for a mini-sorage fadility near the subject parcd was brought before the Board
in December 1999 and was denied. The previous goplicant atempted to surpass the aesthetic
sandard s&t by many of the exising mini-gorage deveopments in the County by providing superior
building materids, facade tresiments, colors, and Smilar attributes The revised meterids submitted
by this gpplicant riva those submitted as part of the previous gpplication for mini-gorage on Route
134. The mog sSgnificant features indude gable-like Sructures on the sorage buildings desgned to
bresk the visud monotony of 200-foat-long warehouse buildings, gopeding colors and condruction
maerids and detaled conogptud and landscgpe plans. Saff anticipates thet the finished product
will be aestheticaly superior to any exiding mini-Sorage warehouse deve opment in the County and
bdieves that gpedific conditions can be induded in an gpproving resolution to ensure that the finished
product will dosdly resemble the conoeptud plan.

6. The goplicant has indluded alandscape plan and provided within the narrative a detailed description
of the proposed landscaping and buffers. A portion of the property is directly adjacent to Route
134, which is desgnated as a greenbdt corridor; accordingly, a 35-foot-wide greenbdt buffer must
be retained dong that portion. The mgority of the warehouse devel opment extends behind a smdl,
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triangular shgped vacant parced and a nonconforming house, both of which are adjacent to Hampton
Highway. Neither of these two parcds can be conddered as part of any buffer plan ance they are
not owned or controlled by the gpplicant and can be developed & any time. The gpplicant plansto
landscgpe the 20-foot-wide perimeter buffer dong this portion of the property in excess of the
minimum requirements st forth in the Zoning Ordinance. The goplicant dso plansto retain dl of the
exiding hedthy trees within the 25-foot-wide trangtiond buffer at the rear of the property, which
will provide abuffer ratio wel beyond the County requirements. Smilar trestments are proposed for
the 10-foot-wide dde yards Staff believes that these buffers should provide adequate screening
from the roadways and adjacent parcds and are likdly in excess of what would be provided if the
parcd were developed with a retall use Should the Board gpprove this goplication, daff has
induded conditions in the gpproving resolution thet protect the existing hedthy trees within these
buffers and mirror the increase planting retios described in the goplicant’ s narrative.

7. Previous gpplications dong this corridor have been encouraged by g to have a ground-mounted
monument-syle Sgn rather than a pole-mounted sgn and d&f feds thet this request should nat be
treated any differently. Should this gpplication be approved, d&ff recommends the indusion of a
condition requiring a brick or block, ground-mounted monument-style sgn.

PLANNING COMMISSION RECOMMENDATION

The Flanning Commisson conddered this gpplication following a public hearing on September 13,
2000. There were no dtizens other than the goplicant’s agent, who spoke for or agang the
goplication. The Commisson unanimoudy recommended denid by avote of 6:0 (Mr. Smassk absant).
The reasons to recommend denid rdaed primaily to the inconddency of this use with the
Comprehensve Plan

COUNTY ADMINISTRATOR RECOMMENDATION

Mini-gtorage warehouse fadilities on commercid or indudtrid land, regardiess of ther location, represent
a potentid fiscd loss to the County when compared to what might have been located a that particular
gtein tharr geed. They do provide a service to resdents and busnesses in the area and, judging by the
many pag inquiries, the Route 134 corridor represents an untgpped market. Applications for mini-
dorage warehouse fadlities dong Route 134 were brought before the Board a its August 4 ad
December 15, 1999 meetings. The Augus goplication involved rezoning property from aresdentid to a
commerda desgnaion in addition to a use permit. The parcd in question was located at the southwest
quadrant of the Big Bethd Road intersection gpproximatdy 1,200-feet west of the subject parcd.
Nating the Comprehendve Plais empheds on promoting nodd rather then srip commercd
development dong the Route 134 carridor and mini-gorage warehousss lack of a sgnificant fiscd
bendfit to the County (among ather issues), Saf and Planning Commisson recommended denid. The
Board of Supervisors ultimatdy denied the gpplication. Staff recommended gpprova of the December
15 gpplication, dting, among other things the superior aesthetic treatments, lack of direct Hampton
Highway access, and greatly improved landscaping plans. This proposal was located 2,000-feet eest of
the subject parcd adjacent to the Food Lion shopping center. The Commisson recommended
goprovd, but the Board ultimatdy denied the request, noting that mini-gtorage warehouses did not
further the County’s economic gods and the lack of commerddly zoned property dong Route 134
placed the few vacant gtes a a premium. Furthermore, the Board noted that the County should not be
focusad on the short-term market for property dong Route 134 but should instead |00k at the long-term
deve opment potentid of the corridor.
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The propasad devel opment would be an aesthetic improvement over any other mini-dorage warehouse
fadlity in the area. The gpplicant’s proposed landscgpe plan exceads the minimum requirements st
forth in the Zoning Ordinance and should provide adequate screening from the adjacent parcds and
roadways. However, these improvements do not diminate the fact that mini-Sorage warehouses are
low sources of revenue genegration for the County and there is a lack of vacant commerdd property
dong this corridor. Permitting this development on the largest vecant parcd a this commercid node will
likdy diminate the posshility of atracting a higher cdiber retal or office use a this node. Moreover,
further subdividing and developing the subject parcd will reduce the desirahility of the parcdsin front of
the warehouses and will promote more “drip” devdopment. | am of the gpinion that dimingting or
risking the vigbility of alarge portion of this commerda node for a use that generates limited revenue for
the County is not what the Comprehensive Plan envisons Therefore, | recommend denid. Should you
choose to gpprove the gpplication, however, Resolution RO0-169 is attached.

Badwin/3495
Attachments
- Bxcarpts from ungpproved Planning Commisson minutes, 9/13/00
Zoning Map
Origind Concept Plan
Revisad Conceptud Plan
Conceptud Drawing
Letter to Lamont D. Myersfrom Pete Alex Kotarides, dated January 25, 2000
Resolution R00-134 (remand goplication to Flanning Commission)
Resolution RO0-169



